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7KLV�SDSHU�IRFXVHV�RQ�LGHQWLI\LQJ�PDUNHWV�YXOQHUDEOH
WR� RYHUEXLOGLQJ�� � 7KH� LGHQWLILFDWLRQ� SURFHVV� LQYROYHV
FRPSDULVRQV� RU� UDQNLQJV� RI� FXUUHQW� PDUNHW� DFWLYLW\
LQGLFDWRUV� DFURVV� PDUNHWV� DQG� DFURVV� FRPPHUFLDO
SURSHUW\�VHJPHQWV��7KH�PDLQ�REMHFWLYH�RI�WKLV�DQDO\VLV
LV�WR�SULRULWL]H�UHVHDUFK�DQG�DQDO\VLV�HIIRUWV�FRQGXFWHG
E\� WKH�)',&·V�'LYLVLRQ�RI� ,QVXUDQFH�JRLQJ� IRUZDUG�
([DPSOHV� RI� WKHVH� HIIRUWV� LQFOXGH� LQ�GHSWK� PDUNHW
VWXGLHV��DQDO\VLV�RI�JHRJUDSKLF�FRPPHUFLDO�UHDO�HVWDWH
FUHGLW�H[SRVXUHV��DQG�VXUYH\V�RI�VSHFLILF�XQGHUZULWLQJ
SUDFWLFHV�ZLWKLQ�ULVNLHU�PDUNHWV�

5HYLVLWLQJ�WKH�5LVNV�RI�2YHUEXLOGLQJ

+LVWRU\� FOHDUO\� GHPRQVWUDWHV� WKH� LPSRUWDQFH� RI
RYHUVXSSO\�LQ�FRPPHUFLDO�UHDO�HVWDWH�PDUNHWV���'XULQJ
WKH� ����V� DQG� HDUO\� ����V�� EDQNV� DQG� WKULIWV
H[SHULHQFHG� KHDY\� ORVVHV� UHODWHG� LQ� ODUJH� SDUW� WR
RYHUEXLOGLQJ�LQ�PDUNHWV�VXFK�DV�1HZ�(QJODQG��7H[DV�
DQG� 6RXWKHUQ� &DOLIRUQLD�� � $V� VKRZQ� LQ� WKH�)',&·V
+LVWRU\� RI� WKH�(LJKWLHV�SURMHFW��EDQNV� WKDW� IDLOHG
GXULQJ� WKDW� SHULRG� KDG� KLJKHU� UHODWLYH� OHYHOV� RI
FRPPHUFLDO�UHDO�HVWDWH�ORDQ�H[SRVXUHV�WKDQ�EDQNV�WKDW
VXUYLYHG��

7KH� HFRQRPLF� FRQVHTXHQFHV� RI� WRR�PXFK� VXSSO\� RI
FRPPHUFLDO� SURSHUW\� DUH� VWUDLJKWIRUZDUG�� � :KHQ
VXSSO\� RXWSDFHV� GHPDQG�� XSZDUG� SUHVVXUH� LV� SODFHG
RQ� YDFDQF\� UDWHV�� � *URZLQJ� YROXPHV� RI� XQRFFXSLHG
VSDFH�OHDG�LQ�WXUQ�WR�ORZHU�UHQWV�IRU�QHZO\�GHYHORSHG
SURSHUWLHV� DQG� UHQW� FRQFHVVLRQV� IRU� H[LVWLQJ
SURSHUWLHV�� � 6LQFH� UHYHQXH� VWUHDPV� JHQHUDWHG� E\
FRPPHUFLDO� SURSHUWLHV� VHUYH� DV� WKH� EDVLV� RI� YDOXH�
ORZHU�UHQWV�WUDQVODWH�LQWR�UHGXFHG�SURSHUW\�SULFHV���$V
UHYHQXHV� IDOO� EHORZ� OHYHOV� VXIILFLHQW� WR� VHUYLFH
RSHUDWLQJ� H[SHQVHV� DQG� RXWVWDQGLQJ� GHEWV�� ORDQ

GHIDXOWV�EHJLQ�WR�LQFUHDVH���)LQDOO\��OHQGHUV�DUH�IRUFHG
WR�UHFRJQL]H�ORVVHV�HLWKHU�WKURXJK�IRUHFORVXUH�DQG�VDOH
RI�GLVWUHVVHG�SURSHUWLHV�RU� WKURXJK� IRUHJRQH� LQWHUHVW
UHYHQXHV�LI�ORDQV�DUH�UHQHJRWLDWHG�WR�FXUH�GHIDXOWV�

:K\�'R�0DUNHWV�%HFRPH�2YHUVXSSOLHG"

7KH� IXQGDPHQWDO� WDVN� GHYHORSHUV� IDFH� LV� WR� PDNH
DFFXUDWH�SURMHFWLRQV�RI�GHPDQG� IRU� D� JLYHQ�SURSHUW\
WR� GHWHUPLQH� ZKHWKHU� WKH� PDUNHW� ZLOO� ERWK� VXSSRUW
GHYHORSPHQW� DQG� SURYLGH� D� UHDVRQDEOH� UHWXUQ� RQ
LQYHVWHG� FDSLWDO�� � :LWK� FRPPHUFLDO� UHDO� HVWDWH
GHYHORSPHQW�� KRZHYHU�� WKHUH� LV� D� ODJ� EHWZHHQ� D
SURMHFW·V� FRQFHSWLRQ� DQG� LWV� FRPSOHWLRQ�� ,Q� WKH� FDVH
RI� RIILFH� EXLOGLQJV� DQG� KRWHOV�� WKLV� ODJ� FDQ� EH
VXEVWDQWLDO�

'HYHORSHUV� QHYHUWKHOHVV� PDNH� GHFLVLRQV� EDVHG� RQ
SURMHFWLRQV�ZHLJKWHG�KHDYLO\� WRZDUG� UHFHQW� VDOHV� DQG
UHQWDO� WUHQGV�� � ,I� WKH� PDUNHW� LQ� TXHVWLRQ� LV
H[SHULHQFLQJ�XQVXVWDLQDEOH�JURZWK��D�´ERRPµ�SHULRG
IRU�H[DPSOH��� WKHQ�VXFK�SURMHFWLRQV�DUH� OLNHO\� WR� OHDG
WR� DQ� RYHUO\� RSWLPLVWLF� RXWORRN� IRU� IXWXUH� GHPDQG�
7KH�GHJUHH� RI� HUURU� LQ� IRUHFDVWHG� GHPDQG�PD\� YHU\
ZHOO�EH�D�IXQFWLRQ�RI�FXUUHQW�JURZWK�LQ�GHPDQG³WKH
JUHDWHU� WKH� JURZWK� UDWH�� WKH� ODUJHU� WKH� PDUJLQ� RI
IRUHFDVW� HUURU� GXH� WR� RSWLPLVWLF� H[SHFWDWLRQV��

3URMHFWLRQV� DOVR�PD\� IDLO� WR� DFFRXQW� IRU� WKH� SODQQHG
GHYHORSPHQW�DFWLYLWLHV�RI�FRPSHWLWRUV�

,I� D� GHYHORSHU·V� GHPDQG� SURMHFWLRQV� IDLO� WR
PDWHULDOL]H�� WKH� UHVXOW� LV� DQ� RYHUKDQJ� RI� FRPPHUFLDO
SURSHUW\�EH\RQG�ZKDW�WKH�PDUNHW�FDQ�DEVRUE�GXULQJ�D
UHDVRQDEOH� WLPH� IUDPH�� (DV\� DFFHVV� WR� LQYHVWPHQW
FDSLWDO� FDQ� H[DFHUEDWH� RYHUSURGXFWLRQ� RI� VSDFH� E\
UHGXFLQJ� RU� HOLPLQDWLQJ� ERUURZHU� RU� GHYHORSHU

5DQNLQJ�WKH�5LVN�RI�2YHUEXLOGLQJ�LQ�&RPPHUFLDO�5HDO�(VWDWH�0DUNHWV
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LQFHQWLYHV�WR�PDNH�UHDVRQHG�DQG�SUXGHQW� LQYHVWPHQW
GHFLVLRQV��� � ([FHVVLYH� OHYHUDJH�� ZKHUH� WKH� GHYHORSHU
KDV�OLWWOH�SHUVRQDO�FDSLWDO�DW�ULVN��LV�D�IDPLOLDU�H[DPSOH
RIWHQ�DVVRFLDWHG�ZLWK�WKH�H[FHVVHV�RI�WKH�����V�

$VVHVVLQJ� D� 0DUNHW·V� 9XOQHUDELOLW\� WR
2YHUEXLOGLQJ

7KLV�VWXG\�HPSOR\HG�D�WKUHH�VWHS�SURFHVV�WR�UDQN�WKH
YXOQHUDELOLW\� RI� PDUNHWV� WR� SRVVLEOH� RYHUEXLOGLQJ�
)LUVW�� PDMRU� PHWURSROLWDQ� PDUNHWV� ZHUH� UDQNHG� LQ
WHUPV� RI� FXUUHQW� FRQVWUXFWLRQ� DFWLYLW\�� UHODWLYH� WR
H[LVWLQJ�VSDFH�IRU�HDFK�RI� ILYH�SURSHUW\� W\SHV��RIILFH�
LQGXVWULDO�� UHWDLO�� KRWHO�� DQG� DSDUWPHQW�� � 6HFRQG�
UHODWLYH�FRQVWUXFWLRQ�DFWLYLW\�ZDV�FRPSDUHG�WR�FXUUHQW
YDFDQF\� UDWHV� WR� DVVHVV� WKH� FRPSHWLWLYH� SUHVVXUHV
IDFHG� E\� QHZO\� GHYHORSHG� SURMHFWV�� � 7KLUG�� PDUNHW�
UHODWHG� UHVHDUFK� ZDV� UHYLHZHG� WR� GHWHUPLQH� ZKLFK
PDUNHWV� DQDO\VWV� FRQVLGHU� FDQGLGDWHV� IRU� SRVVLEOH
VXSSO\�GHPDQG�LPEDODQFHV�

6XSSO\�)RFXV

,Q�VLPSOHVW�WHUPV��RYHUEXLOGLQJ�RFFXUV�ZKHQ�GHPDQG
IDLOV� WR� NHHS� SDFH� ZLWK� QHZ� VXSSO\�� $OWKRXJK� QRW
GLVFRXQWLQJ� WKH� LPSRUWDQFH� RI� WKH� GHPDQG� VLGH� RI
WKLV�HTXDWLRQ��WKH�UDQNLQJV�VKRZQ�LQ�WKLV�SDSHU�IRFXV
SULPDULO\�RQ�VXSSO\�IRU�WKH�IROORZLQJ�UHDVRQV�

�� 3URMHFWLRQV� RI� VXSSO\� DUH� SHUKDSV�PRUH� UHOLDEOH
WKDQ� GHPDQG� IRUHFDVWV� EHFDXVH� PDUNHW
SDUWLFLSDQWV�NQRZ�ZLWK�VRPH�GHJUHH�RI�FHUWDLQW\
ZKDW�SURMHFWV�DUH�LQ�SURFHVV�DQG�KRZ�ORQJ�LW�ZLOO

WDNH� WR� FRPSOHWH� WKHP�� �'HPDQG� IRUHFDVWV� UHO\
PRUH� RQ� D� YDULHW\� RI� DVVXPSWLRQV� LQFOXGLQJ
HPSOR\PHQW� JURZWK�� WKH� JHQHUDO� UDWH� RI
HFRQRPLF�JURZWK��DQG�IRUHFDVWHG�UHQWDO�UDWHV�

�� )RU� FHUWDLQ�SURSHUW\� W\SHV��PDUNHW� SHUIRUPDQFH
PD\�EH�PRUH�FORVHO\� OLQNHG� WR� ORQJ�WHUP�VXSSO\
WUHQGV� WKDQ� VKRUWHU�WHUP� IOXFWXDWLRQV� LQ
GHPDQG��� � &KDUW� �� LOOXVWUDWHV� WKHVH� WUHQGV
QDWLRQDOO\� IRU� WKH� RIILFH� VHFWRU�� LQ� ZKLFK� ORQJ�
WHUP�F\FOLFDO�SDWWHUQV�LQ�FRPSOHWLRQ�UDWHV�DSSHDU
WR� EH� OHDGLQJ� LQGLFDWRUV� RI� SDWWHUQV� LQ� RIILFH
YDFDQF\�UDWHV�

�� .QRZOHGJH�RI�WUHQGV�LQ�GHPDQG�IDFWRUV�VXFK�DV
HPSOR\PHQW� UDWHV� DQG� ORFDO� EXVLQHVV� FRQGLWLRQV
PD\�VXEVWDQWLDOO\�DOOHYLDWH�SRWHQWLDO�RYHUEXLOGLQJ
FRQFHUQV� LQ� VRPH� PDUNHWV�� � 6WLOO�� VXFK
SURMHFWLRQV� DUH� VXEMHFW� WR� HUURU�� SDUWLFXODUO\� LI
HFRQRPLF� FRQGLWLRQV� GHWHULRUDWH� VXGGHQO\� �D
´ERRP�EXVWµ�VFHQDULR�� LI�\RX�ZLOO���)RU�WKH�VDNH
RI� FRQVHUYDWLVP�� WKLV� DQDO\VLV� GRHV� QRW� UHO\� RQ
DEVRUSWLRQ�SURMHFWLRQV�� �,Q�HVVHQFH�� WKLV�DQDO\VLV
DVNV� KRZ� PXFK� VSDFH� ZLOO� PDUNHWV� KDYH� WR
DEVRUE� LQ� WKH� QHDU� WHUP� LI� GHPDQG� SURMHFWLRQV
IDOO�VKRUW�RI�H[SHFWDWLRQV"

/LPLWDWLRQV�RI�WKH�$QDO\VLV

7KH� UDQNLQJV� SUHVHQWHG� LQ� WKLV� SDSHU� DUH� OLPLWHG� WR
PDMRU� PHWURSROLWDQ� PDUNHWV� DV� GHILQHG� E\� WZR
SULPDU\� GDWD� VRXUFHV�� &%� &RPPHUFLDO�7RUWR
:KHDWRQ�5HVHDUFK� �&%�&RPPHUFLDO��IRU�RIILFH
DQG�LQGXVWULDO�PDUNHWV��DQG�)�:��'RGJH�IRU�DOO�RWKHU
SURSHUW\� W\SHV�� � 0DUNHWV� FRYHUHG� DQG� XQGHUO\LQJ
PDUNHW� GHILQLWLRQV� HPSOR\HG� DUH� QRW� FRQVLVWHQW
EHWZHHQ� WKHVH� WZR� VRXUFHV�� � )XUWKHUPRUH�� WKH� WZR
VRXUFHV� XVH� GLIIHUHQW� PHWKRGRORJLHV� WR� GHILQH
FRQVWUXFWLRQ� DFWLYLW\� LQ� SURJUHVV� �VHH� HQGQRWH� ���� �$
WKLUG� VRXUFH�� (5(� <DUPRXWK�� ZDV� XVHG� WR
GHWHUPLQH�DJJUHJDWH�PHDVXUHV�RI�FRQVWUXFWLRQ�DFWLYLW\
IRU� KRWHO� DQG� PXOWLIDPLO\� RU� DSDUWPHQW� VSDFH�� � 1R
DWWHPSW� ZDV�PDGH� WR� UHFRQFLOH� WKHVH� WKUHH� GLIIHUHQW
DSSURDFKHV�

$QRWKHU� OLPLWDWLRQ� LQ� WKHVH� UDQNLQJV� LV� WKH� ODFN� RI
GLIIHUHQWLDWLRQ� EHWZHHQ� VXEXUEDQ� DQG� GRZQWRZQ
PDUNHWV�� � ,Q� JHQHUDO�� VXEXUEDQ� PDUNHWV� KDYH
H[SHULHQFHG� PXFK� VWURQJHU� GHYHORSPHQW� GXULQJ� WKH
QDWLRQZLGH� UHDO� HVWDWH� UHFRYHU\� DQG� WKHUHIRUH� PD\
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Chart 1

Office Completions Lead Vacancy Rates
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H[SHULHQFH� RYHUVXSSO\� FRQGLWLRQV� HDUOLHU� WKDQ
GRZQWRZQ�PDUNHWV�

)LQDOO\�� LQVXIILFLHQW� GDWD� H[LVW� WR� GLIIHUHQWLDWH
VSHFXODWLYH�� IURP� QRQVSHFXODWLYH� FRQVWUXFWLRQ
DFWLYLWLHV�� � 5DQNLQJ� PDUNHWV� RQ� WKH� EDVLV� RI� WKH
UHODWLYH�OHYHOV�RI�VSHFXODWLYH�GHYHORSPHQW�ZRXOG�OLNHO\
IRUP� D� PXFK� FOHDUHU� SLFWXUH� RI� ZKHUH� H[FHVVHV� DUH
RFFXUULQJ���,Q�WKLV�UHJDUG��WKH�DXWKRU�UHOLHG�RQ�PDUNHW
DQDO\VWV� WR� JDXJH� WKH� UHODWLYH� OHYHO� RI� VSHFXODWLYH
FRQVWUXFWLRQ�WDNLQJ�SODFH�LQ�D�JLYHQ�PDUNHW�

&RQVWUXFWLRQ� (PSOR\PHQW� *URZWK� ,V� DQ
2YHUDOO�,QGLFDWRU

9DULRXV� LQGLFDWRUV�FDQ�EH�XVHG� WR� LGHQWLI\� DFWLYH� UHDO
HVWDWH�PDUNHWV�� �&RQVWUXFWLRQ� HPSOR\PHQW� JURZWK� LV
HVSHFLDOO\� UHOHYDQW� EHFDXVH� LW� GLUHFWO\� PHDVXUHV� WKH
FKDQJH� LQ� ODERU� UHVRXUFHV� DOORFDWHG� WR� WKH
FRQVWUXFWLRQ�VHFWRU���&KDUW���UDQNV�WKH�WRS����PDUNHWV
LQ� WHUPV� RI� WKHLU� UHVSHFWLYH� WKUHH�\HDU� FRPSRXQGHG
DYHUDJH�FRQVWUXFWLRQ�HPSOR\PHQW�JURZWK���$V�ZLOO�EH

HFKRHG� WKURXJKRXW� WKLV� SDSHU��/DV�9HJDV� VWDQGV� RXW
ZLWK� RYHU� D� ��� SHUFHQW� DYHUDJH� DQQXDO� JURZWK� UDWH�
2WKHU� PDUNHWV� ZLWK� UDSLGO\� JURZLQJ� FRQVWUXFWLRQ
VHFWRUV� LQFOXGH� 6DQ� -RVH�� 'DOODV�� )RUW� :RUWK�
3RUWODQG��6DOW�/DNH�&LW\��DQG�$XVWLQ�

Rankings Based on Construction Activity

&KDUWV� �� WKURXJK� �� VKRZ� WKH� OHYHO� RI� FRQVWUXFWLRQ
DFWLYLW\�UHODWLYH�WR�WKH�WRWDO�VWRFN�RI�VSDFH�DW�WKH�HQG
RI������IRU�WKH�WRS����PDMRU�PHWURSROLWDQ�PDUNHWV�LQ
HDFK� RI� ILYH� SURSHUW\� FDWHJRULHV�� RIILFH�� LQGXVWULDO�
UHWDLO��KRWHO�� DQG�DSDUWPHQW�� �/DV�9HJDV� LV�E\� IDU� WKH
PRVW�DFWLYH�FRQVWUXFWLRQ�PDUNHW� LQ�KRWHO��RIILFH�� DQG
LQGXVWULDO���2UODQGR�LV�KLJKHU�LQ�UHWDLO�EXW�/DV�9HJDV�LV
D� FORVH� VHFRQG�� � 2WKHU� PDUNHWV� XQGHUJRLQJ� UDSLG
GHYHORSPHQW� DFURVV� PXOWLSOH� SURSHUW\� W\SHV� LQFOXGH
6DOW�/DNH�&LW\��&KDUORWWH��$WODQWD��3RUWODQG��3KRHQL[�
DQG�2UODQGR�

7KHUH� DUH� RWKHU� PDUNHWV� ZRUWK� PHQWLRQLQJ� ZKHUH
UDSLG�GHYHORSPHQW� LV�FHQWHUHG�PDLQO\�ZLWKLQ�D� VLQJOH
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Highest Construction Employment Growth

Source:  Bureau of Labor Statistics
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Top 15 Office Construction Markets

Source:  CB Commercial/Torto Wheaton Research
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Top 15 Industrial Development Markets

Source:  CB Commercial/Torto Wheaton Research
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Top 15 Retail Development Markets

Source:  F. W. Dodge
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Top 15 Hotel Development Markets*

Source:  ERE Yarmouth, F. W. Dodge
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Top 15 Apartment Development Markets*

Source:  ERE Yarmouth, F. W. Dodge

% of Stock

* Includes completions, 
starts, being built, and 
pending projects



&RPPHUFLDO 5HDO (VWDWH 0DUNHW 5DQNLQJ

5 6WHYHQ .� %XUWRQ

SURSHUW\�VHJPHQW��)RU�H[DPSOH��&ROXPEXV��1DVKYLOOH�
DQG�6W��/RXLV�DOO�KDYH�RIILFH�FRQVWUXFWLRQ�DFWLYLW\�ZHOO
DERYH�WKH�QDWLRQDO�DYHUDJH���,Q�DGGLWLRQ��PDUNHWV�VXFK
DV�.DQVDV�&LW\��*UHHQYLOOH��1RUIRON�� DQG�'HQYHU� DUH
H[SHULHQFLQJ� UDSLG� GHYHORSPHQW� LQ� UHWDLO�� � 0DQ\
DQDO\VWV�FRQVLGHU�UHWDLO�WR�EH�RYHUEXLOW���SDUWLFXODUO\�LQ
WKH�UHJLRQDO�DQG�SRZHU�FHQWHU�IRUPDWV��

,W� LV� LQVWUXFWLYH� WR� FRPSDUH� WKH� UDWHV� RI� FXUUHQW
GHYHORSPHQW�DFURVV�SURSHUW\�W\SHV�� �1DWLRQZLGH�� WKH
KRWHO� VHFWRU� KDV� WKH� KLJKHVW� OHYHO� RI� FRQVWUXFWLRQ
DFWLYLW\��DW�����SHUFHQW�RI�H[LVWLQJ� VWRFN�� IROORZHG�E\
UHWDLO�DW�����SHUFHQW���$SDUWPHQW�GHYHORSPHQW�KDV�WKH
ORZHVW�OHYHO�RI�DFWLYLW\�DW�����SHUFHQW�

2YHU� WKH� SDVW� IHZ� \HDUV�� WKH� SDFH� RI� KRWHO
GHYHORSPHQW� KDV� MXPSHG� FRQVLGHUDEO\� LQ� PDUNHWV
DFURVV� WKH� FRXQWU\�� $OWKRXJK� PXFK� RI� WKLV
FRQVWUXFWLRQ�LV�MXVWLILHG�EHFDXVH�PLQLPDO�GHYHORSPHQW
WRRN�SODFH�GXULQJ�WKH�HDUO\�����V��VRPH�DQDO\VWV�KDYH
ZDUQHG� DERXW� WKH� SRWHQWLDO� IRU� RYHUEXLOGLQJ�
SDUWLFXODUO\� LQ� WKH� OLPLWHG�VHUYLFH� RU� ORZ�� WR� PLG�
SULFHG�VHJPHQW��

&RPSDULQJ�&RQVWUXFWLRQ�$FWLYLW\�WR�9DFDQFLHV

/HYHOV� RI� FRPPHUFLDO� SURSHUW\� GHYHORSPHQW� VKRXOG
QRW� EH� YLHZHG� LQ� LVRODWLRQ� IURP� H[LVWLQJ� DYDLODEOH
VSDFH�� � $FFRUGLQJO\�� LW� LV� ZRUWKZKLOH� WR� FRPSDUH
FRQVWUXFWLRQ� DFWLYLW\� WR� FXUUHQW� YDFDQF\� UDWHV� �DV
VKRZQ� LQ�&KDUWV� �� WKURXJK����� IRU�RIILFH�� LQGXVWULDO�
DQG�UHWDLO�VSDFH��� �7KH�PDLQ� LGHD�EHKLQG�WKHVH�FKDUWV
LV� WKDW� PDUNHW� VHJPHQWV� ZLWK� KLJK� H[LVWLQJ� YDFDQF\
UDWHV� UDLVH� WKH� GHJUHH� RI� FRPSHWLWLYH� SUHVVXUHV� IRU

QHZO\� EXLOW� VSDFH�� PDUNHWV� ZLWK� KLJK� YDFDQFLHV� PD\
KDYH�OHVV�MXVWLILFDWLRQ�IRU�FRQWLQXLQJ�LQFUHDVHV�LQ�QHZ
VWRFN�

$V� WKHVH� FKDUWV� VKRZ��/DV�9HJDV� VWDQGV� RXW� LQ� ERWK
RIILFH�DQG�LQGXVWULDO�DV�KDYLQJ�WKH�KLJKHVW�OHYHO�RI�QHZ
GHYHORSPHQW� FRPELQHG� ZLWK� UHODWLYHO\� KLJK� H[LVWLQJ
YDFDQF\� UDWHV�� $OWKRXJK� LWV� SDFH� RI� GHYHORSPHQW� LV
PDUNHGO\� VORZHU�� $WODQWD·V� UHDO� HVWDWH� PDUNHWV� DOVR
DSSHDU� WR�EH� H[SDQGLQJ� UDSLGO\�GHVSLWH�KLJK� YDFDQF\
UDWHV��:LWK� UHJDUG� WR� WKH� UHWDLO� VHFWRU�� D� QXPEHU� RI
PDUNHWV�� LQFOXGLQJ� 2UODQGR�� $WODQWD�� *UHHQYLOOH�
1RUIRON��3KRHQL[��'HQYHU��DQG�)RUW�:RUWK��H[KLELW�D
FRPELQDWLRQ� RI� UDSLG� FRQVWUXFWLRQ� DFWLYLW\� DQG
UHODWLYHO\�KLJK�H[LVWLQJ�YDFDQF\�UDWHV�
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Industrial Development Versus Vacancy Rates
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Retail Development Versus Vacancy Rates
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&RQVLGHULQJ�WKH�2SLQLRQV�RI�0DUNHW�$QDO\VWV

([FHSW�IRU�LVRODWHG�SURSHUW\�VHJPHQWV�VXFK�DV�SRZHU
DQG� UHJLRQDO� UHWDLO� DQG� OLPLWHG�VHUYLFH� KRWHO� VSDFH�
DQDO\VWV� DUH� JHQHUDOO\� XSEHDW� DERXW� RYHUDOO� SURVSHFWV
IRU� UHDO� HVWDWH� PDUNHWV� LQ� WKH� QHDU� WHUP�� � 9DFDQF\
UDWHV�FRQWLQXH�WR�GHFOLQH�LQ�PRVW�PDMRU�PDUNHWV��DQG
PRVW� SURSHUW\� VHJPHQWV� DUH� FRPPDQGLQJ� JRRG
LQYHVWPHQW� UHWXUQV�� � 1HYHUWKHOHVV�� PDUNHW�ZDWFKHUV
DUH�EHFRPLQJ� LQFUHDVLQJO\�FDXWLRXV�DERXW� WKH� ORQJHU�
WHUP�RXWORRN� LQ�YDULRXV�PDUNHWV�� SDUWLFXODUO\� LQ� OLJKW
RI� WKH� UDSLG� LQFUHDVH� LQ� GHYHORSPHQW� IRU� YDULRXV
SURSHUW\� W\SHV�� � &XVKPDQ� 	� :DNHILHOG�� IRU
H[DPSOH��UHFHQWO\�SRLQWHG�WR�´HDUO\�ZDUQLQJ�VLJQVµ�RI
SRWHQWLDO� RYHUEXLOGLQJ� LQ� RIILFH� VSDFH� LQ� VXEXUEDQ
DUHDV�VXFK�DV�$WODQWD�DQG�'DOODV���� �$QDO\VWV� UHFHQWO\
KDYH� QRWHG� D� ODUJH� LQFUHDVH� LQ� SODQQHG� RIILFH� VSDFH
DFURVV� YDULRXV�PHWURSROLWDQ�PDUNHWV� DV� LQGLFDWLQJ� DQ
HYHQWXDO� ULVH� LQ� YDFDQF\� UDWHV�� � )RU� LQVWDQFH�� D
/HKPDQ� %URWKHUV� VWXG\� LGHQWLILHV� ��� PDUNHWV� DV
´GDQJHU� ]RQHVµ� EDVHG� RQ� VLJQLILFDQW� SURMHFWHG
LQFUHDVHV� LQ� YDFDQF\� UDWHV� RYHU� WKH� QH[W� WZR� \HDUV���

,Q� PDQ\� FDVHV�� D� SUHGRPLQDQW� YROXPH� RI� SODQQHG
VSDFH�ZLOO�EH�FRQVWUXFWHG�RQ�D�VSHFXODWLYH�EDVLV�

0DUNHWV�0RVW�9XOQHUDEOH�WR�2YHUEXLOGLQJ

%DVHG�RQ�WKH�SUHFHGLQJ�LQIRUPDWLRQ��LQFOXGLQJ�DQDO\VW
RSLQLRQV� FRQFHUQLQJ� VSHFLILF�PHWURSROLWDQ� DUHDV�� WKH
IROORZLQJ�PDUNHWV� DUH�FRQVLGHUHG�PRVW� YXOQHUDEOH� WR
EURDG�EDVHG�RYHUEXLOGLQJ�

/DV�9HJDV

%\�DOPRVW�DQ\�PHDVXUH��/DV�9HJDV�LV� WKH�PRVW�DFWLYH
FRQVWUXFWLRQ�PDUNHW� LQ� WKH� FRXQWU\� DQG� SHUKDSV� WKH
PRVW�YXOQHUDEOH�WR�RYHUEXLOGLQJ��'ULYHQ�E\�LWV�JDPLQJ
VHFWRU�� /DV� 9HJDV� GZDUIV� DOO� RWKHU� PDUNHWV� LQ� QHZ
GHYHORSPHQW�RI�RIILFH��LQGXVWULDO��DQG�KRWHO�VSDFH���$W
WKH� VDPH� WLPH�� WKH� FLW\·V� UHODWLYHO\� KLJK� RIILFH� DQG
LQGXVWULDO� YDFDQF\� UDWHV� SODFH� DGGLWLRQDO� FRPSHWLWLYH
EXUGHQV� RQ� QHZO\� FRPSOHWHG� VSDFH�� 'HVSLWH
KLVWRULFDOO\� VWURQJ� HPSOR\PHQW� JURZWK� WUHQGV�� WKH
UDSLG� SDFH� RI� FRQVWUXFWLRQ� DFWLYLW\� LQ� YLUWXDOO\� DOO
SURSHUW\� VHFWRUV� LV� KLJKO\� VXJJHVWLYH� RI� VSHFXODWLYH
GHYHORSPHQW���0RUHRYHU��WKH�FLW\�ZRXOG�EH�HVSHFLDOO\
KDUG�KLW�E\�D�GRZQWXUQ�LQ�UHDO�HVWDWH�SULFHV�VLQFH�IXOO\
��� SHUFHQW� RI� /DV� 9HJDV� LV� HPSOR\HG� LQ� WKH
FRQVWUXFWLRQ� VHFWRU� �WZLFH� WKH� QDWLRQDO� UDWH��� � (DUO\
HYLGHQFH�VXJJHVWV�WKDW�UDSLG�GHYHORSPHQW�PD\�DOUHDG\
EH�WDNLQJ�D�WROO�DV�VHFRQG�TXDUWHU������RIILFH�YDFDQF\

UDWHV� URVH� VKDUSO\� GXULQJ� WKH� TXDUWHU� IURP� ����
SHUFHQW� WR� ����� SHUFHQW���� � 6RPH� DQDO\VWV� H[SHFW
IXUWKHU�ZHDNHQLQJ� UHVXOWLQJ� IURP�D� UHFHQW� VORZGRZQ
LQ�HPSOR\PHQW�JURZWK�

Atlanta

2I� WKH� QDWLRQ·V� ODUJHVW� PHWURSROLWDQ� PDUNHWV�
$WODQWD·V� FRQVWUXFWLRQ� DFWLYLW\� UDQNV� DPRQJ� WKH� WRS
ILYH� LQ� RIILFH�� LQGXVWULDO�� DQG� UHWDLO�� ZLWK� UDWLRV� RI
FRQVWUXFWLRQ�DFWLYLW\�WR�FXUUHQW�VSDFH�RI����SHUFHQW���
SHUFHQW��DQG����SHUFHQW��UHVSHFWLYHO\���'HYHORSPHQW��D
ODUJH�SURSRUWLRQ�RI�ZKLFK�LV�VSHFXODWLYH��LV�YHU\�DFWLYH
GHVSLWH� UHODWLYHO\�KLJK�YDFDQF\� UDWHV� LQ� HDFK�RI� WKHVH
SURSHUW\� VHJPHQWV�� � 5HDO� HVWDWH� LQYHVWPHQW� WUXVWV
FRQWURO�D�ODUJH�SHUFHQWDJH�RI�WKH�RIILFH�DQG�LQGXVWULDO
PDUNHW� LQ�$WODQWD�DQG�DUH�FRQWULEXWLQJ�IDFWRUV� WR� WKH
UDSLG� SDFH� RI� FRQVWUXFWLRQ�� � $WODQWD·V� UHDO� HVWDWH
PDUNHWV� KDYH� EHHQ� GULYHQ� ODUJHO\� E\� D� UDSLGO\
H[SDQGLQJ� SRSXODWLRQ� �WUDLOLQJ� RQO\� /DV� 9HJDV� DQG
3KRHQL[�� DQG� VWURQJ� HPSOR\PHQW� JURZWK�� � :KLOH
DQDO\VWV�H[SHFW�WKHVH�WUHQGV�WR�FRQWLQXH��YDFDQF\�UDWHV
LQ� DSDUWPHQW� DQG� RIILFH� DUH� SURMHFWHG� WR� ULVH� GXH� WR
HYHQ�IDVWHU�VXSSO\�JURZWK�SURMHFWLRQV���

6DOW�/DNH�&LW\

6DOW�/DNH�&LW\� UDQNV�DPRQJ�WKH� WRS� WKUHH�PDUNHWV� LQ
WKH� QDWLRQ� LQ� RIILFH�� LQGXVWULDO�� DQG� KRWHO
GHYHORSPHQW�� ZLWK� UDWLRV� RI� FRQVWUXFWLRQ� DFWLYLW\� WR
FXUUHQW� VSDFH� RI� ��� SHUFHQW�� �� SHUFHQW�� DQG� ��
SHUFHQW�� UHVSHFWLYHO\�� � 5DSLG� GHYHORSPHQW� LV� EHLQJ
GULYHQ�E\�KLJK�WHFK�FRUSRUDWH�H[SDQVLRQV��SRSXODWLRQ
LQ�PLJUDWLRQ�� DQG� WKH� FLW\·V� SUHSDUDWLRQ� IRU� WKH� ����
:LQWHU� 2O\PSLF� *DPHV�� 'HVSLWH� UHODWLYHO\� ORZ
FXUUHQW� YDFDQF\� UDWHV� DQG� VWURQJ� HPSOR\PHQW� VHFWRU
JURZWK�� DQDO\VWV� KDYH� ZDUQHG� RI� D� SRWHQWLDO� JOXW� RI
RIILFH�DQG�KRWHO� VSDFH��6RPH�DQDO\VWV�KDYH�SURMHFWHG
VLJQLILFDQW� LQFUHDVHV� LQ� RIILFH� YDFDQF\� UDWHV� RYHU� WKH
QH[W�WZR�\HDUV���

&KDUORWWH

&KDUORWWH� LV� KRPH� WR� EDQNLQJ� SRZHUKRXVHV� VXFK� DV
1DWLRQV%DQN� DQG� )LUVW� 8QLRQ�� � 7KH� FLW\·V� UDSLGO\
H[SDQGLQJ� ILQDQFH� VHFWRU� KDV� VSXUUHG� D� VLJQLILFDQW
OHYHO�RI�GHYHORSPHQW�DFWLYLW\���&KDUORWWH�UDQNV�DPRQJ
WKH�WRS����PHWUR�DUHDV�LQ�RIILFH��LQGXVWULDO��UHWDLO��DQG
DSDUWPHQW� GHYHORSPHQW�� ZLWK� UDWLRV� RI� FRQVWUXFWLRQ
DFWLYLW\�WR�FXUUHQW�VSDFH�RI����SHUFHQW����SHUFHQW����
SHUFHQW��DQG���SHUFHQW�� UHVSHFWLYHO\�� �&%�&RPPHU�
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FLDO�IRUHFDVWV�D�VLJQLILFDQW�ULVH�LQ�RIILFH�YDFDQF\�UDWHV
RYHU� WKH� QH[W� WZR� \HDUV� DV� QHZO\� FRPSOHWHG� VSDFH
RXWSDFHV�DEVRUSWLRQ���'XH�WR�WKH�HPSOR\PHQW�PDNH�
XS� RI� WKH� FLW\�� &KDUORWWH·V� UHDO� HVWDWH� PDUNHWV� DUH
KLJKO\� GHSHQGHQW� RQ� WKH� KHDOWK� RI� WKH� ILQDQFLDO
LQGXVWU\�

Portland

3RUWODQG� UDQNV� DPRQJ� WKH� WRS� ��� PHWUR� DUHDV� LQ
RIILFH��UHWDLO��KRWHO��DQG�DSDUWPHQW�GHYHORSPHQW��UDWLRV
RI� ZLWK� FRQVWUXFWLRQ� DFWLYLW\� WR� FXUUHQW� VSDFH� RI� �
SHUFHQW�� �� SHUFHQW�� ��� SHUFHQW�� DQG� �� SHUFHQW�
UHVSHFWLYHO\���3RUWODQG·V�H[SDQGLQJ�PDUNHWV�KDYH�EHHQ
GULYHQ�WR�D�ODUJH�H[WHQW�E\�LQ�PLJUDWLRQ�DQG�D�UDSLGO\
JURZLQJ� WHFKQRORJ\� VHFWRU�� � 7KH� PDUNHW� UHSRUWHGO\
KDV�D�ODUJH�QXPEHU�RI�VSHFXODWLYH�RIILFH�DQG�LQGXVWULDO
SURMHFWV�LQ�WKH�SODQQLQJ�RU�LQLWLDO�FRQVWUXFWLRQ�SKDVHV�
0RUHRYHU�� DOWKRXJK� WKH�FLW\·V� DSDUWPHQW�PDUNHW�PD\
DOUHDG\� EH� VDWXUDWHG�� DSDUWPHQW� GHYHORSPHQW
FRQWLQXHV�DW�D�EULVN�SDFH���

3KRHQL[

$IWHU� /DV� 9HJDV�� 3KRHQL[� KDV� WKH� VHFRQG� ODUJHVW
SRSXODWLRQ�JURZWK�UDWH�LQ�WKH�QDWLRQ���,W�UDQNV�DPRQJ
WKH� WRS����PHWUR�PDUNHWV� LQ� RIILFH�� LQGXVWULDO�� KRWHO�
DQG� DSDUWPHQW� GHYHORSPHQW�� ZLWK� UDWLRV� RI
FRQVWUXFWLRQ�DFWLYLW\�WR�H[LVWLQJ�VSDFH�RI���SHUFHQW���
SHUFHQW�� ��� SHUFHQW�� DQG� �� SHUFHQW�� UHVSHFWLYHO\�
5HWDLO� GHYHORSPHQW� UDQNV� HOHYHQWK� LQ� WKH� QDWLRQ
GHVSLWH�D�UHODWLYHO\�KLJK�UHWDLO�YDFDQF\�UDWH���3KRHQL[·V
VWURQJ� HPSOR\PHQW� JURZWK� LV� HQFRXUDJLQJ� LQFUHDVHG
VSHFXODWLYH� RIILFH� GHYHORSPHQW�� DQG� DSDUWPHQW
FRQVWUXFWLRQ� KDV� VDWXUDWHG� WKH� PDUNHW� LQ� VRPH
VXEPDUNHWV���

0DUNHWV�([KLELWLQJ�5DSLG�'HYHORSPHQW�LQ�D�6SHFLILF�6HFWRU

,Q�DGGLWLRQ�WR�WKH�DERYH�PDUNHWV�ZKRVH�GHYHORSPHQW
DFWLYLWLHV�DUH�IDLUO\�EURDG�EDVHG��WKH�PDUNHWV�GLVFXVVHG
EHORZ�DUH�YXOQHUDEOH�WR�RYHUEXLOGLQJ�ZLWKLQ�D�VSHFLILF
SURSHUW\�VHFWRU�

5HWDLO�� 0RVW� DQDO\VWV� IHHO� WKDW� WKH� QDWLRQ·V� UHWDLO
PDUNHWV� DV� D�ZKROH�DUH�RYHUEXLOW�� �6WLOO�� D�QXPEHU�RI
PDUNHWV� DUH� XQGHUJRLQJ� UDSLG� GHYHORSPHQW� GHVSLWH
KLJK�H[LVWLQJ�UHWDLO�YDFDQF\�UDWHV�

• 2UODQGR·V� UHWDLO� PDUNHW� LV� GHYHORSLQJ� PRUH
UDSLGO\� WKDQ� DQ\� RWKHU� PHWUR� DUHD�� ZLWK

FRQVWUXFWLRQ� DFWLYLW\� DW� ��� SHUFHQW� RI� H[LVWLQJ
VWRFN�� � $FFRUGLQJ� WR� UHVHDUFK� E\� &%
&RPPHUFLDO�� WKH� FXUUHQW� VWRFN� RI� VSDFH� LQ
2UODQGR�LV�����SHUFHQW�DERYH�WKH� OHYHO�QHHGHG�WR
PDLQWDLQ� FRQVWDQW� UHDO� UHQWV���� � 0RUHRYHU�� &%
&RPPHUFLDO� SURMHFWV� ����� WKURXJK� \HDU� ����
UHWDLO� FRPSOHWLRQV� RI� ���� PLOOLRQ� VTXDUH� IHHW�
H[FHHGLQJ�SURMHFWHG�GHPDQG�RI�����PLOOLRQ�VTXDUH
IHHW�

• .DQVDV� &LW\� KDV� WKH� WKLUG� KLJKHVW� UDWH� RI� UHWDLO
GHYHORSPHQW�� ZLWK� FRQVWUXFWLRQ� DFWLYLW\� DW� ��
SHUFHQW�RI� H[LVWLQJ� VSDFH�� �'XULQJ� ������ WKH� FLW\
KDG� UHWDLO� FRPSOHWLRQV� RI� ����PLOOLRQ� VTXDUH� IHHW
�IRXUWK� TXDUWHU� HVWLPDWHG��� ZKLFK� H[FHHGHG
HVWLPDWHG�GHPDQG�RI���������VTXDUH� IHHW� �IRXUWK
TXDUWHU�HVWLPDWHG��E\�����WLPHV�

• 'HQYHU� KDV� WKH� QLQWK� KLJKHVW� UDWH� RI� UHWDLO
GHYHORSPHQW�� ZLWK� FRQVWUXFWLRQ� DFWLYLW\� DW� �
SHUFHQW� RI� H[LVWLQJ� VSDFH�� � 7KLV� SDFH� RI
FRQVWUXFWLRQ� LV�SDUWLFXODUO\�KLJK� FRQVLGHULQJ� D���
SHUFHQW� LQYHQWRU\� RI� DYDLODEOH� UHWDLO� VSDFH�� &%
&RPPHUFLDO� SURMHFWV� ����� WKURXJK� \HDU� ����
UHWDLO� FRPSOHWLRQV�DW�����PLOOLRQ� VTXDUH� IHHW��ZHOO
LQ�H[FHVV�RI�SURMHFWHG�GHPDQG�RI���������VTXDUH
IHHW�

• )RUW� :RUWK� KDG� WKH� IRXUWHHQWK� KLJKHVW� UDWH� RI
UHWDLO�GHYHORSPHQW��ZLWK�FRQVWUXFWLRQ�DFWLYLW\�DW��
SHUFHQW� RI� H[LVWLQJ� VWRFN�� 7KLV� SDFH� RI
GHYHORSPHQW� LV� KLJK� FRQVLGHULQJ� DQ� DOUHDG\� KLJK
UHWDLO� YDFDQF\� UDWH� RI� ��� SHUFHQW�� � &%
&RPPHUFLDO�FDOFXODWHV�WKDW�WKH�VWRFN�RI�H[LVWLQJ
VSDFH�LV�����SHUFHQW�DERYH�HTXLOLEULXP�OHYHOV�

• 6PDOOHU� PHWUR� PDUNHWV� H[SHULHQFLQJ� UDSLG� UHWDLO
GHYHORSPHQW� LQFOXGH� *UHHQYLOOH� DQG� 1RUIRON�
ERWK�RI�ZKLFK�DOVR�KDYH�KLJK�YDFDQF\�UDWHV�

2IILFH�� �8QOLNH� WKH� UHWDLO� VHFWRU��ZKLFK�DFFRUGLQJ� WR
PDQ\�PDUNHW�REVHUYHUV�PD\�EH�LQ�WKH�ODWWHU�VWDJHV�RI�D
GHYHORSPHQW�F\FOH��JURZLQJ�GHYHORSPHQW�UDWHV�LQ�WKH
RIILFH� VHFWRU� DUH� D� IDLUO\� UHFHQW� SKHQRPHQRQ�� � 6WLOO�
HYHQ� DW� WKLV� HDUO\� VWDJH�� WKH� UDSLG� SDFH� RI� RIILFH
GHYHORSPHQW� LQ� VRPH� PDUNHWV� KDV� OHG� DQDO\VWV� WR
ZDUQ�RI�SRVVLEOH�RYHUVXSSO\�

• &ROXPEXV� UDQNV� ILIWK� DPRQJ� DOO� PHWUR�PDUNHWV
LQ� RIILFH� GHYHORSPHQW��ZLWK� FRQVWUXFWLRQ� DFWLYLW\
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DW� ��� SHUFHQW� RI� H[LVWLQJ� VWRFN�� � 0XFK� RI� WKH
GHYHORSPHQW� XQGHU� ZD\� LV� VSHFXODWLYH�� DQG� &%
&RPPHUFLDO� SURMHFWV� D� VKDUS� ULVH� LQ� YDFDQF\
UDWHV� RYHU� WKH� QH[W� WZR� \HDUV�� ZLWK� H[SHFWHG
FRPSOHWLRQV� RI� ���� PLOOLRQ� VTXDUH� IHHW� DV
FRPSDUHG�WR�H[SHFWHG�DEVRUSWLRQ�RI�RQO\��������
VTXDUH�IHHW�

• 1DVKYLOOH� UDQNV� QLQWK� DPRQJ� DOO� PHWUR�PDUNHWV
LQ� RIILFH� GHYHORSPHQW��ZLWK� FRQVWUXFWLRQ� DFWLYLW\
DW���SHUFHQW�RI�H[LVWLQJ�VWRFN���,W�PD\�EH�GLIILFXOW
IRU� WKH� FLW\·V� RIILFH� PDUNHW� WR� DEVRUE� WKH� VSDFH
FRPLQJ�RQ�OLQH�JLYHQ�D�PRGHVW�LQFUHDVH�LQ�YDFDQF\
UDWHV�IURP�����WR�����SHUFHQW�LQ�WKH�VHFRQG�TXDUWHU
RI��������0RUHRYHU��&%�&RPPHUFLDO�SURMHFWV�D
VKDUS� ULVH� LQ� YDFDQF\� UDWHV� RYHU� WKH� QH[W� WZR
\HDUV�� ZLWK� H[SHFWHG� FRPSOHWLRQV� RI� ���� PLOOLRQ
VTXDUH� IHHW� DV� FRPSDUHG� WR� H[SHFWHG� DEVRUSWLRQ
RI�RQO\���������VTXDUH�IHHW�

+RWHO���7KH�SDFH�RI�KRWHO�GHYHORSPHQW�KDV�SLFNHG�XS
VXEVWDQWLDOO\�RYHU�WKH�SDVW�WZR�\HDUV�WR�OHYHOV�QRW�VHHQ
VLQFH� WKH� ODWH� ����V� �VHH� &KDUW� ����� � 0XFK� RI� WKLV
GHYHORSPHQW�LV�OLNHO\�UHODWHG�WR�SHQW�XS�GHPDQG�JLYHQ
WKH�GHDUWK�RI�KRWHO�GHYHORSPHQW�DFWLYLW\� WKURXJK�WKH
HDUO\�����V���1HYHUWKHOHVV��WKH�KRWHO�VHFWRU�VKRXOG�EH
ZDWFKHG� ZLWK� VRPH� FDXWLRQ� EHFDXVH� RI� WKH� KLJKHU
ULVNV� JHQHUDOO\� DVVRFLDWHG� ZLWK� WKLV� SURSHUW\� W\SH
�ORQJHU�FRQVWUXFWLRQ�SHULRGV�DQG�JUHDWHU�YXOQHUDELOLW\
WR�HFRQRPLF�GRZQWXUQV��IRU�H[DPSOH����6RPH�DQDO\VWV
DOUHDG\� KDYH� VRXQGHG� ZDUQLQJV� RI� SRWHQWLDO
RYHUEXLOGLQJ�LQ�WKH�OLPLWHG�VHUYLFH�VHJPHQW�

&RQFOXVLRQ

7KLV�SDSHU�LGHQWLILHV�UDSLGO\�JURZLQJ�FRPPHUFLDO�UHDO
HVWDWH� PDUNHWV� ZKHUH� DQDO\VWV� KDYH� ZDUQHG� RI
SRWHQWLDO� RYHUEXLOGLQJ�� � ,Q� VRPH� FDVHV�� WKH� FRQFHUQV
HQFRPSDVV� DOO� GHYHORSPHQW� ZLWKLQ� D� SDUWLFXODU
PDUNHW�� LQ� RWKHU� FDVHV�� FRQFHUQV� LQYROYH� RQO\� D
VSHFLILF� SURSHUW\� W\SH� VXFK� DV� UHWDLO� RU� RIILFH� VSDFH�
6RPH� SURSHUW\� W\SHV� LQ� JHQHUDO�� VXFK� DV� UHWDLO� DQG
KRWHO�� DOVR� VKRXOG� EH� PRQLWRUHG� FORVHO\� GXH� WR
HPHUJLQJ�DQG�H[LVWLQJ�VXSSO\�GHPDQG�LPEDODQFHV�

$V�WKLV�SDSHU�LOOXVWUDWHV��D�QXPEHU�RI�8�6��PDUNHWV�DUH
H[SHULHQFLQJ� UDSLG� JURZWK� LQ� FRPPHUFLDO� SURSHUW\
GHYHORSPHQW���0XFK�RI�WKLV�GHYHORSPHQW�LV�RFFXUULQJ
LQ�VPDOO�WR�PLG�VL]HG�PDUNHWV��PDQ\�RI�ZKLFK�GLG�QRW
SDUWLFLSDWH� LQ� WKH� ODUJH�VFDOH� UHDO� HVWDWH� GRZQWXUQ� RI
WKH� ODWH� ����V� DQG� HDUO\� ����V�� $OWKRXJK� D� ´ERRP�
EXVWµ�VFHQDULR� LV�QRW� LPPLQHQW� IRU� WKHVH�DUHDV�� WKHUH
LV� D� KHLJKWHQHG� GHJUHH� RI� FRQFHUQ� RYHU� WKH� UDSLG
GHYHORSPHQW�DQG�UHODWHG�JURZWK�LQ�FRQVWUXFWLRQ�ORDQ
FRQFHQWUDWLRQV�RFFXUULQJ�ZLWKLQ�WKHVH�PDUNHWV�

                                                          
(QGQRWHV
1 )UHXQG HW DO�� +LVWRU\ RI WKH (LJKWLHV� /HVVRQV IRU WKH )XWXUH� )',&

����� �� ���²����
� /LDQJ� <RXJXR� DQG -RKQ .LP� ´7KH 2IILFH 0DUNHW &\FOH�

7KHUH·V +RSH 7KLV 7LPH�µ 7KH 5HDO (VWDWH )LQDQFH -RXUQDO� )DOO

����� S� ���
� 6HH IRXUWK TXDUWHU ���� DQG ILUVW TXDUWHU ���� HGLWLRQV RI

)',&·V 5HJLRQDO 2XWORRN IRU PRUH LQIRUPDWLRQ RQ FXUUHQW

FRPPHUFLDO UHDO HVWDWH ILQDQFLQJ WUHQGV�
� &RQVWUXFWLRQ RU ´SLSHOLQHµ DFWLYLW\ JHQHUDOO\ UHIHUV WR UHFHQW

FRPSOHWLRQV SOXV SURMHFWV LQ SURFHVV RI EHLQJ EXLOW� 0RUH

VSHFLILF GHILQLWLRQV RI ´SLSHOLQHµ PXVW EH LQWHUSUHWHG ZLWKLQ WKH

FRQWH[W RI WKH GDWD VRXUFHV UHIHUHQFHG� ,Q WKH FDVH RI RIILFH DQG

LQGXVWULDO SURSHUWLHV� WKH VRXUFH RI GDWD LV &%

&RPPHUFLDO�7RUWR :KHDWRQ UHVHDUFK LQ ZKLFK SLSHOLQH LV

GHILQHG DV VSDFH FRPSOHWHG GXULQJ ���� RU NQRZQ WR EH XQGHU

FRQVWUXFWLRQ DW WKH HQG RI ����� )RU UHWDLO� WKH VRXUFH LV )�:�

'RGJH DQG SLSHOLQH LV UHIHUUHG WR DV VSDFH FRPSOHWHG LQ �����

FRQVWUXFWLRQ VWDUWHG LQ ����� DQG ´SHQGLQJ SURMHFWV�µ )�:�

'RGJH GHILQHV SHQGLQJ SURMHFWV DV WKRVH WKDW DUH HLWKHU LQ WKH

ILQDO SODQQLQJ RU ELGGLQJ VWDJH� )RU KRWHO DQG DSDUWPHQW� WKH

VRXUFH LV (5( <DUPRXWK� DQG SLSHOLQH LV UHIHUUHG WR DV

FRPSOHWLRQV� SURMHFWV LQ SURFHVV RI EHLQJ EXLOW� VWDUWV� DQG

SHQGLQJ SURMHFWV�
� 6HH ,QWURGXFWLRQ WR &% &RPPHUFLDO�7RUWR :KHDWRQ

5HVHDUFK·V 2IILFH 2XWORRN� 6SULQJ ����� SS� ,,�� WR ,,��� DQG

:KHDWRQ� :LOOLDP� DQG /DZUHQFH 5RVVRII� ´7KH &\FOLFDO

%HKDYLRU RI WKH 8�6� /RGJLQJ ,QGXVWU\�µ 5HDO (VWDWH (FRQRPLFV�

����� ��� �� ��²���
� 7KH WHUP VSHFXODWLYH KHUH LQGLFDWHV SURMHFWV XQGHUWDNHQ DEVHQW

D PHDQLQJIXO GHJUHH RI SUHOHDVLQJ RU SUHVDOHV�
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� 6HH� IRU H[DPSOH� &% &RPPHUFLDO�7RUWR :KHDWRQ 5HVHDUFK·V

5HWDLO 2XWORRN� 6SULQJ ����� SS� ,,�� WR ,,��� DQG 8UEDQ /DQG

,QVWLWXWH·V 8/, ���� 5HDO (VWDWH )RUHFDVW� SS� ��²���
� 6HH� IRU H[DPSOH� 8UEDQ /DQG ,QVWLWXWH·V 8/, ���� 5HDO (VWDWH

)RUHFDVW� SS� ��²��� DQG OHQGHU FRPPHQWV LQ WKH ´/HQGHUV LQ

+RWHO )LQDQFH DQG 'HYHORSPHQWµ VHFWLRQ E\ 0DUN )DULV LQ

&RPPHUFLDO 3URSHUW\ 1HZV� $XJXVW ��� ����� SS� ��²���
� ,QVXIILFLHQW GDWD ZHUH DYDLODEOH WR SURGXFH FRPSDUDEOH FKDUWV

IRU KRWHOV DQG DSDUWPHQWV�
�� $V TXRWHG LQ WKH :DOO 6WUHHW -RXUQDO LQ DQ DUWLFOH E\ 0LWFKHOO

3DFHOOH� ´6XEXUEDQ 2IILFH 9DFDQFLHV RQ WKH 5LVH�µ $SULO ���

�����
�� 7KHVH PDUNHWV DUH 6DOW /DNH &LW\� &ROXPEXV� 1DVKYLOOH�

&KDUORWWH� 6W� /RXLV� $WODQWD� %DOWLPRUH� /DV 9HJDV� ,QGLDQDSROLV�

'DOODV� DQG 0LDPL� 6HH /HKPDQ %URWKHUV· &RPPHUFLDO 5(,7

5HVHDUFK� (\H RQ 2IILFH 0DUNHWV� E\ 6WHYH +DVK DQG 0LFKHOH 0DUWLQ�

0D\ �� �����
�� %DVHG RQ VHFRQG TXDUWHU ���� &% 5LFKDUG (OOLV 3UH�DXGLW 2IILFH

9DFDQF\ ,QGH[�
�� 5HIHU WR )',&·V %DQN 7UHQGV -XQH ���� LVVXH ������� HQWLWOHG

´0HWURSROLWDQ $WODQWD &RQVWUXFWLRQ DQG 'HYHORSPHQW 7UHQGV�µ

E\ -DFN 3KHOSV HW DO�� IRU DQ LQ�GHSWK DQDO\VLV RI WKH $WODQWD

PHWURSROLWDQ UHDO HVWDWH PDUNHW�
�� 6HH� IRU H[DPSOH� &% &RPPHUFLDO�7RUWR :KHDWRQ 5HVHDUFK·V

2IILFH 2XWORRN� 6SULQJ ����� DQG /HKPDQ %URWKHUV· &RPPHUFLDO

5(,7 5HVHDUFK� (\H RQ 2IILFH 0DUNHWV� 0D\ �� �����
�� 5HIHU WR ´0DUNHW 6QDSVKRWµ FRPPHQWV LQ (5( <DUPRXWK·V

5HDO (VWDWH 2XWORRN� �����
�� 6HH QRWH ���
17
%\ ZD\ RI FRPSDULVRQ� WKH QDWLRQDO UHWDLO PDUNHW LV ��� SHUFHQW

DERYH HTXLOLEULXP OHYHOV� 6HH &% &RPPHUFLDO�7RUWR :KHDWRQ

5HVHDUFK·V 5HWDLO 2XWORRN� 6SULQJ �����
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5HIHUHQFHV

%XUWRQ�� 6WHYHQ�� � )HGHUDO� 'HSRVLW� ,QVXUDQFH
&RUSRUDWLRQ����������7UHQGV�LQ�FRPPHUFLDO�UHDO
HVWDWH� ORDQ� SULFLQJ� DQG� XQGHUZULWLQJ�� � 5HJLRQDO
2XWORRN��)LUVW�4XDUWHU�

%XUWRQ��6WHYHQ��DQG�7HUQXOOR��*DU\���)HGHUDO�'HSRVLW
,QVXUDQFH� &RUSRUDWLRQ�� ������ � 6WURQJ� GHPDQG
DQG� ILQDQFLDO� LQQRYDWLRQ� IXHO� UHERXQGLQJ
FRPPHUFLDO� UHDO� HVWDWH� PDUNHWV�� � 5HJLRQDO
2XWORRN��)RXUWK�4XDUWHU�

&%� &RPPHUFLDO�7RUWR� :KHDWRQ� 5HVHDUFK�� �����
2IILFH�2XWORRN��6SULQJ�

&%� &RPPHUFLDO�7RUWR� :KHDWRQ� 5HVHDUFK�� �����
,QGXVWULDO�2XWORRN��6SULQJ�

&%� &RPPHUFLDO�7RUWR� :KHDWRQ� 5HVHDUFK�� �����
5HWDLO�2XWORRN��6SULQJ�

&%� 5LFKDUG� (OOLV� 3UH�$XGLW� 2IILFH� 9DFDQF\� 5DWH� ,QGH[�
6HFRQG�4XDUWHU������

(5(�<DUPRXWK����������5HDO�(VWDWH�2XWORRN�������
)DULV�� 0DUN�� ������ � 6DOHV� FRXQW� RQ� (� :DON·V� FRVW�

XQLTXHQHVV� WR� OLPLW� HQWUDQFH� RI� FRPSHWLQJ
SURMHFWV���&RPPHUFLDO�3URSHUW\�1HZV�����$XJXVW�

)UHXQG�� -DPHV�� HW� DO�� )HGHUDO� 'HSRVLW� ,QVXUDQFH
&RUSRUDWLRQ���������+LVWRU\�RI�WKH�(LJKWLHV��/HVVRQV
IRU�WKH�)XWXUH��YRO����

)�:��'RGJH�� ������ �5HDO� (VWDWH�$QDO\VLV� DQG� 3ODQQLQJ
6HUYLFH���WK�4XDUWHU������

+DVK�� 6WHYH�� DQG� 0DUWLQ�� 0LFKHOH�� � ������ � /HKPDQ
%URWKHUV���&RPPHUFLDO�5(,7�5HVHDUFK��(\H�RQ�2IILFH
0DUNHWV��0D\�

/LDQJ�� <RXJXR�� DQG� .LP�� -RKQ�� ������ � 7KH� RIILFH
PDUNHW� F\FOH�� 7KHUH·V� KRSH� WKLV� WLPH�� 7KH� 5HDO
(VWDWH�)LQDQFH�-RXUQDO��)DOO�

3DFHOOH��0LWFKHOO���������$UH�GHYHORSHUV�IRUJHWWLQJ�WKH
OHVVRQV� RI� WKH� UHDO�HVWDWH� EXVW� RI� WKH� HDUO\
����V"��:DOO�6WUHHW�-RXUQDO��$SULO����

3KHOSV�� -DFN�� HW� DO�� � )HGHUDO� 'HSRVLW� ,QVXUDQFH
&RUSRUDWLRQ�� � ������ 0HWURSROLWDQ� $WODQWD
FRQVWUXFWLRQ� DQG� GHYHORSPHQW� WUHQGV�� %DQN
7UHQGV��-XQH�

8UEDQ� /DQG� ,QVWLWXWH�� ������ �8/,� ����� 5HDO� (VWDWH
)RUHFDVW�

:KHDWRQ�� :LOOLDP�� DQG� 5RVVRII�� /DZUHQFH�� � �����
7KH� F\FOLFDO� EHKDYLRU� RI� WKH� 8�6�� ORGJLQJ
LQGXVWU\��5HDO�(VWDWH�(FRQRPLFV��YRO�����

$ERXW�WKH�'LYLVLRQ�RI�,QVXUDQFH

7KH�'LYLVLRQ�RI�,QVXUDQFH��'2,��ZDV�FUHDWHG�LQ������WR�LGHQWLI\��DQDO\]H��DQG�UHSRUW�RQ�H[LVWLQJ�DQG�HPHUJLQJ�ULVNV
WR�WKH�EDQNLQJ�LQGXVWU\�DQG�GHSRVLWRU\�LQVXUDQFH�IXQGV���$UWKXU�-��0XUWRQ�LV�'LUHFWRU�RI�'2,�

$ERXW�%DQN�7UHQGV

%DQN�7UHQGV�LV�D�VHULHV�RI�RFFDVLRQDO�SDSHUV�SXEOLVKHG�E\�WKH�'LYLVLRQ�RI�,QVXUDQFH���7KH�SDSHUV�DGGUHVV�FXUUHQW
LVVXHV�LQ�EDQNLQJ��HFRQRPLFV��DQG�ILQDQFH�DV�WKH\�UHODWH�WR�H[SRVXUHV�WR�WKH�EDQNLQJ�V\VWHP�DQG�GHSRVLW�LQVXUDQFH
IXQGV���7KHVH�DQDO\VHV�DUH�DYDLODEOH�IUHH�RI�FKDUJH�RQ�WKH�)',&·V�ZHEVLWH�DW�ZZZ�IGLF�JRY���5HTXHVWV�IRU�FRSLHV�DOVR
FDQ�EH�PDGH�WR

)',&��3XEOLF�,QIRUPDWLRQ�&HQWHU
������WK�6WUHHW��1�:���5RRP����
:DVKLQJWRQ��'�&��������
3KRQH����������������RU�������������
)$;�QXPEHU���������������

2WKHU�'2,�3URGXFWV

5HJLRQDO�2XWORRN�LV�SXEOLVKHG�TXDUWHUO\�E\�HDFK�RI�WKH�)',&·V�HLJKW�5HJLRQV�DQG�H[SORUHV�SRWHQWLDO�ULVNV�DQG�WUHQGV
DIIHFWLQJ�LQVXUHG�GHSRVLWRU\�LQVWLWXWLRQV�IURP�D�5HJLRQDO�DQG�QDWLRQDO�SHUVSHFWLYH���7KHVH�SXEOLFDWLRQV�DQG�RWKHU
SURGXFWV�DUH�DYDLODEOH�RQ�WKH�)',&·V�ZHEVLWH�DW�ZZZ�IGLF�JRY�

$ERXW�WKH�$XWKRU

6WHYHQ�%XUWRQ�LV�D�VHQLRU�EDQNLQJ�DQDO\VW�LQ�WKH�'HSRVLWRU\�$QDO\VLV�6HFWLRQ�RI�WKH�'LYLVLRQ�RI
,QVXUDQFH�
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'LVFODLPHU

7KH�YLHZV�H[SUHVVHG�LQ�WKLV�DUWLFOH�DUH�WKRVH�RI�WKH�DXWKRU�V��DQG�GR�QRW�QHFHVVDULO\�UHIOHFW�WKH�RIILFLDO�SRVLWLRQ�RI
WKH�'LYLVLRQ�RI�,QVXUDQFH�RU�WKH�)HGHUDO�'HSRVLW�,QVXUDQFH�&RUSRUDWLRQ�


